
 

 

  

FINAL FINDINGS AND DECISION BY THE DESIGN 
COMMISSION RENDERED ON April 20, 2017  

 
The Design Commission has approved a proposal in your neighborhood.  This document is 

only a summary of the decision.  The reasons for the decision , including the written re sponse 

to the approval criteria and to public comments received on this application,  are included in 

the version located on the BDS website  

http://www.portlandonline.com/bds/index.cfm?c=464 29.  Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 

can appeal.  Information on how to do so is included at the end of this decision.  

 

CASE FILE NUMBER : LU  16 -284672  DZM     
 PC # 16 -231735  

SW 16TH & BURNSIDE
 

BUREAU OF DEVELOPMENT SERVICES STAFF :  Tanya Paglia  503 -823 -4989  / 

Tanya.Paglia@portlandoregon.gov  

 

GENERAL INFORMATION  
 

Applicant:  Paul Jeffreys  
Ankrom Moisan Architects Inc  

38 NW Davis St  

Portland, OR 97209  

 

Develope r:  Michael Nagy  
Wood Partners  

220 NW 8th Ave  

Portland, OR 97209  

 

Owner:  Shelton Properties LLC  

PO Box 5545  
Portland, OR 97228 -5545  

 

Site Address:  1638 W BURNSIDE ST  

 

Legal Description:  E 50' OF BLOCK 324, PORTLAND;  ELY 100' OF WLY 150' OF BLOCK 
324, PORTL AND 

Tax Account No.:  R667734230, R667734250  

State ID No.:  1N1E33DC  00100, 1N1E33DC  00200  

Quarter Section:  3028  

 

Neighborhood:  Goose Hollow, contact planning@goosehollow.org.  
Business District:  Goose Hollow Business Association, contact Angela Crawford at  503 -

223 -6376./Stadium Business District, contact Tina Wyszynski at 

Tina.wyszynski@gmail.com  

http://www.portlandonline.com/bds/index.cfm?c=46429
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District Coalition:  Neighbors West/Northwest, contact Mark Sieber at 503 -823 -4212.  

 

Plan District:  Central City - Goose Hollow  
Zoning:  CXd ð Central Commercial wit h Design Overlay  

Case Type:  DZM ð Design Review with Modifications  

Procedure:  Type III, with a public hearing before the Design Commission.  The 

decision of the Design Commission can be appealed to City Council.  

 

 
Proposal:  

The applicant seeks Type III Des ign Review approval for a 7 -8 story mixed -use building in the 

Goose Hollow Subdistrict of the Central City Plan District with 138 residential units, 5,924 SF 

of ground floor commercial space, 83 below -grade parking spaces, and ground floor and rooftop 

amen ities. The ground floor commercial will face W Burnside and SW Alder, and the parking 
garage entrance will be midblock on SW 16 th . Loading bay access and the residential lobby will 

be on SW Alder Street. Two Standard B loading spaces are proposed (18õ deep x 9õ wide x 10õ 

high) which are designed to allow loading vehicles to enter and exit the loading space in a 

forward motion. The site is currently developed with a 2 story auto dealership.  

The proposed building will be approximately 83õ in height with 8 stories on its north elevation 

facing W Burnside and 7 stories on its south elevation facing SW Alder with a south facing roof 
terrace and club room at the corner of SW Alder and SW 16 th  Ave. The Burnside elevation will 

feature six projecting oriel bays abo ve the second level. After a 7 foot dedication on W Burnside, 

the site area will be 18,836 SF. The building will have a gross square footage of 154,480. Brick 

will be the primary material, with black vinyl windows, black metal spandrels, and black 

aluminum  storefront. A podium level stormwater landscaped space is proposed.  

A Modification  is requested to the Required Building Line standard (33.510.215) to allow the 

proposed building to be constructed within the required 10õ setback of the special building line 

along W Burnside. An Exception  to the Oriel Window Standards is also requested to allow the 

bays to be separated by less than the required 12õ minimum separation of projecting elements. 

 

Design review is required because the proposal is for new developm ent in the Goose Hollow 
Subdistrict of the Central City Plan District.  

 

Relevant Approval Criteria:  

In order to be approved, this proposal must comply with the criteria of Title 33, Portland 

Zoning Code.  The relevant criteria are:  
 

Á Goose Hollow Design Gui delines  

 

Á 33.825.040 Modification Criteria  

Á Central City Fundamental Design Guidelines  

 

Á 33.825 Design Review  

 

ANALYSIS  
 

Site and Vicinity: The site for the proposed development is located at the edge of the Goose 

Hollow District, an urban residential, trans it -oriented community with a variety of uses. The 
subject 19,625 square foot lot ( 18,836 SF post dedication)  is roughly trapezoidal in shape and 

bounded by W Burnside Street, SW Alder Street and SW 16 th  Ave. It is currently occupied by a 

2 story auto deale rship.   

West Burnside is a major corridor of the Central City that supports primarily retail and high -

density residential uses. The surrounding area is a mix of auto -oriented commercial 

establishments, high rises apartments and turn of the century mixed u se buildings. The Urban 
Design Vision for the Goose Hollow District in the GH Design Guidelines, states that "the Goose 

Hollow District is pictured as a place for people to not only live, but also work and play.ó  
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The subject site is located in the Goose H ollow Pedestrian District. The closest MAX stops are 

the Providence Park Max station which is .2 miles away, and the SW 10 th  and Stark stop and 

the SW 10 th  and Alder stop, both .4 miles away. The east side of the site, and the southeast 
corner in particula r, are very visible to transit riders as the site sits less than 300 feet from the 

Max westbound line which runs down SW Morrison Street. SW 16 th  presents a view corridor to 

westbound passengers, and even to east bound riders from the Max line running on S W 

Yamhill Street.  

The site for the proposed building is at a key location where different parts of Portland 

intersect. To the east, the subject block is part of a gateway area connecting the eastern edge of 
the Goose Hollow District with Downtown across th e 405 overpass. The site and its block are 

not directly adjacent to the overpass, but are located in close proximity to the officially 

designated gateway intersection. To the north the Alphabet district begins a couple blocks 

beyond W Burnside.  

The Cityõs Transportation System Plan (TSP) classifies W Burnside as a Major Transit Priority 
Street with bus service. Both SW Alder and W Burnside are City Walkways, while SW 16 th  and 

SW 17 th  are Local Service Walkways. SW Alder is a City Bikeway, while W Burnside, SW 16 th  

and SW 17 th  are Local Service Bikeways. In addition, W Burnside is a Regional Main Street and 

a Major City Traffic Street.  

 

Zoning:  The Central Commercial  (CX) zone is intended to provide for commercial development 
within Portland's most urban and  intense areas. A broad range of uses is allowed to reflect 

Portland's role as a commercial, cultural and governmental center. Development is intended to 

be very intense with high building coverage, large buildings, and buildings placed close 

together. Dev elopment is intended to be pedestrian -oriented with a strong emphasis on a safe 

and attractive streetscape.  

The Design Overlay  (d) Zone promotes the conservation, enhancement, and continued vitality of 

areas of the City with special scenic, architectural, or cultural value.  This is achieved through 

the creation of design districts and applying the Design Overlay Zone as part of community 

planning projects, development of design guidelines for each district, and by requiring design 

review.  In addition, des ign review ensures that certain types of infill development will be 

compatible with the neighborhood and enhance the area.  

The Central City Plan District  implements the Central City Plan and other plans applicable to 

the Central City area. These other plan s include the Downtown Plan, the River District Plan, 

the University District Plan, and the Central City Transportation management Plan. The 

Central City plan district implements portions of these plans by adding code provisions which 

address special circu mstances existing in the Central City area. The site is within the Goose 
Hollow Subdistrict of this plan district.  

 

Land Use History:   City records indicate that prior land use reviews include the following:  

¶ LU 99 -017036 (LUR 99 -00631) Sign Changes: remova l of existing signs and 
replacement with new signs.  

¶ LU 01 -007840 (LUR 01 -00442) Modification of marquee and sign at north elevation.  

¶ LU 16 -231735 EA - Pre-Application Conference to discuss a Type III review for new 
building.  

¶ LU 16 -258120 EA - Design Advice  Request for a new mixed -use building.  
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Agency Review:   A òNotice of proposal in Your Neighborhoodó was mailed March 29, 2017 .  

The following seven Bureaus, Divisions and/or Sections responded and six of these included 

comments found in Exhibits E1 -E6:  

¶ Bu reau of Transportation Engineering and Development Review (Exhibit E -1) 

¶ Life Safety Division of the Bureau of Development Services (Exhibit E -2) 

¶ Fire Bureau  (Exhibit E -3) 

¶ Bureau of Environmental Services (Exhibit E -4) 

¶ Water Bureau (Exhibit E -5) 

¶ Site Devel opment Review Section of the Bureau of Development Services (Exhibit E -6) 

¶ Urban Forestry  
 

Please note ð Utility vault location has not yet been determined, as noted in PBOTõs addendum 

response dated 4/17/2017. A Condition of Approval has been added that if  the utility vault 

cannot be located under the adjacent sidewalk, a follow -up Type II Design Review is required.  

Two Driveway Design Exceptions required by the Bureau of Transportation Engineering and 

Development Review have been granted and include condi tions that will apply at the time of 
building permit:  

SW Alder DDE - This Driveway Design Exception (DDE) request is for two exceptions at 
the SW Alder Street driveway:  

1)   Allow the driveway to be less than the commercial standard - The minimum 
commerci al driveway width is 20 feet. The proposal is for a 16 -foot wide driveway. 
Because of the low volume of loading vehicles and ADA vans accessing this garage, there 
is not an anticipated conflict between ingressing and egressing vehicles. Additionally, 
with the gate designed to swing inward upon opening, it is unlikely that two vehicles will 
be crossing the 16 -foot gate opening throat at the same time. Recommend approval.  

2)   Vehicle access gate to be located less than 20 feet from the right -of-way line - It  is safe 

to assume that with only 3 parking stalls, the peak hour entering volume is 3 vehicles. 
Using a gate opening speed of 15 seconds and a pedestrian passing time of 5 seconds, 
the anticipated 95th percentile queue is less than 1 vehicle. Recommend ap proval (with 
conditions below).  

Conditions:   

1)  The security gate must fully open/close in 15 seconds or less.  

2)  The security gate and parking ramp must be a minimum of 16 feet wide.  

3)  The parking spaces must be reserved for residential use only.  

4)  The security gate must be activated by remote control or transponder device with a 50 -
foot minimum detection radius issued to all residents who are allowed access to the 
parking spaces.  

5)  The security gate details and specifications must be added to the door schedule sheet 

of the building permit plan set.  

 

SW 16 th  DDE - This Driveway Design Exception (DDE) request is for an exception at the 
SW 16 th  Street driveway:  

This Driveway Design Exception (DDE) request is for the vehicle access gate on SW 16th 
Avenue to be located less than 20 feet from the right -of-way line. Using the City approved 
alternate trip generation rate for apartments in the central city, the peak hour entering 
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volume is 19 vehicles. Using a gate speed of 15 seconds and a pedestrian passin g time of 

5 seconds, the anticipated 95th percentile queue is less than 1 vehicle.  

Conditions:  

1)  The security gate must fully open/close in 15 seconds or less.  

2)  The security gate and parking ramp must be a minimum of 20 feet wide.  

3)  The parking spac es must be reserved for residential use only.  

4)  The security gate must be activated by remote control or transponder device with a 50 -
foot minimum detection radius issued to all residents who are allowed access to the 
parking spaces.  

5)  The security gat e details and specifications must be added to the door schedule sheet 
of the building permit plan set.  

Neighborhood Review:   A Notice of Proposal in Your Neighborhood was mailed on March 29, 

2017 .   

No written responses have been received from either the N eighborhood Association or notified 
property owners in response to the proposal.  

 

Procedural History:  The application was deemed complete on March 6 , 2017. The first  and 

final  hearing for this case with the Design Commission was held on April 20 , 2017  

The first and final Design Review (DZ) hearing  

The Commission accepted the Staff Report which recommended approval . In order to reach a 
decision of approval, the Commission added two Conditions of Approval to address outstanding 

concerns about the proposal.  

 

ZONING CODE APPROVAL CRITERIA  
 

(1) DESIGN REVIEW (33.825)  
 

Section 33.825.010 Purpose of Design Review  

Design review ensures that development conserves and enhances the recognized special design 

values of a site or area.  Design review is used to ensure the con servation, enhancement, and 

continued vitality of the identified scenic, architectural, and cultural values of each design 

district or area.  Design review ensures that certain types of infill development will be 

compatible with the neighborhood and enhanc e the area.  Design review is also used in certain 
cases to review public and private projects to ensure that they are of a high design quality.  

 

Section 33.825.055 Design Review Approval Criteria  

A design review application will be approved if the review body finds the applicant to have 

shown that the proposal complies with the design district guidelines.  
 

Findings:  The site is designated with design overlay zoning (d), therefore the proposal 

requires Design Review approval.  Because of the siteõs location, the applicable design 

guidelines are the Central City Fundamental and Goose Hollow Special Design 

Guidelines.   

 
Goose Hollow District Design Guidelines and Central City Fundamental Design 

Guidelines  

The Goose Hollow District is envisioned to be a pred ominantly urban residential, transit -

oriented community located on the western edge of the Central City between Washington Park 

and Downtown Portland. When riding light rail through the West Hills tunnel to the Central 
City, it is the first neighborhood ex perienced before entering downtown Portland. The Urban 
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Design Vision celebrates the sense of arrival from the west at Jefferson Street Station and 

Collins Circle, and from the north at the Civic Stadium Station and Fire Fighterõs Park. This is 

done by inte grating the history of the community with its special natural and formal (man -
made) characteristics.  

 

The Central City Fundamental Design Guidelines focus on four general categories. (A) Portland 

Personality, addresses design issues and elements that rein force and enhance Portlandõs 

character. (B) Pedestrian Emphasis, addresses design issues and elements that contribute to 

a successful pedestrian environment. (C) Project Design,  addresses specific building 
characteristics and their relationships to the pub lic environment. (D) Special Areas, provides 

design guidelines for the four special areas of the Central City.  

 

Goose Hollow District Design Goals  

The Goose Hollow District Design Goals are specific to the Goose Hollow District. These urban 
design goals a nd objectives are to:  

¶ Enhance mixed -use, transit -oriented development around the light rail stations to make it 
a pedestrian -friendly station community.  

¶ Provide open spaces to accommodate active public life.  

¶ Strengthen connections to adjacent neighborhoods  through light rail, bike and pedestrian 
access and assure a safe and pleasant bike/pedestrian environment.  

¶ Preserve and enhance the communityõs history and architectural character. 
 

Central City Plan Design Goals  

This set of goals are those developed to g uide development throughout the Central City. They 
apply within all of the Central City policy areas. The nine goals for design review within the 

Central City are as follows:  

1.  Encourage urban design excellence in the Central City;  

2.  Integrate urban design and  preservation of our heritage into the development process;  

3.  Enhance the character of the Central Cityõs districts; 

4.  Promote the development of diversity and areas of special character within the Central City;  
5.  Establish an urban design relationship between t he Central Cityõs districts and the Central 

City as a whole;  

6.  Provide  for a pleasant, rich and diverse pedestrian experience for pedestrians;  

7.  Provide for the humanization of the Central City through promotion of the arts;  

8.  Assist in creating a 24 -hour Centra l City which is safe, humane and prosperous ;  
9.  Ensure that new development is at a human scale and that it relates to the scale and 

desired character of its setting and the Central City as a whole . 

 
Staff has considered all guidelines and has addressed only  those guidelines considered 
applicable to this project.  

 

A4.  Use Unifying Elements.  Integrate unifying elements and/or develop new features that 

help unify and connect individual buildings and different areas.   

A5.  Enhance, Embellish, and Identify Area s. Enhance an area by reflecting the local 

character within the right -of-way. Embellish an area by integrating elements in new 

development that build on the areaõs character. Identify an areaõs special features or qualities 

by integrating them into new dev elopment.  

A5 -6  Incorporate works of art or other special design features that increase the public 

enjoyment of the district.  

C2.  Promote Quality and Permanence in Development.  Use design principles and building 

materials that promote quality and permanen ce.  
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C4.  Complement the Context of Existing Buildings.  Complement the context of existing 

buildings by using and adding to the local design vocabulary.  

C5.  Design for Coherency. Integrate the different building and design elements including, 
but not limi ted to, construction materials, roofs, entrances, as well as window, door, sign, and 

lighting systems, to achieve a coherent composition.  

Findings for A4, A5, A5 -6, C2, C4 and C5:   The proposed building will maintain 

continuity with existing developments a nd add to the character of the district. The 

designõs massing, form, materials, proportion, scale and rhythm reflect and complement 

neighboring buildings.  

The design uses a variety of exterior materials including brick, metal, concrete and 

glass to provid e the buildingõs facades with a range of visual expressions and to 

promote a sense of permanence. Predominately brick, the proposal will bring a high -

quality, tactile, and unique character, and will also express skilled craftsmanship. Brick 

is a traditiona l material choice consistent with many neighboring buildings as well as 
with the urban fabric throughout the central city district. Metal will be of a quality that 

resists òoil-canning.ó Windows and metal elements, including canopies and storefronts, 

are i ntegrated to create a coherent unified composition.  

The use of oriels on the Burnside façade borrows from the architectural vocabulary of 

other buildings in the area with projecting bays. The oriels also respond to the unique 

condition created by the offse t in wall plane that will occur because of the existing 
adjacent buildingõs more forward placement. The bays will visually connect to and 

complement surrounding buildings in the Goose Hollow neighborhood and wider 

downtown district as well as create cohesi on for the blockõs Burnside frontage. 

The buildingõs massing expresses the acute angled corner at Burnside and 16th  which 

emphasizes the change in grid direction highlighting the areaõs unique character. The 
introduction and integration of a green landscap ed wall feature in the Alder Street mid -

block section and extending to the landscape podium courtyard is an embellishment 

that will serve as a lush focal point along the streetscape, increasing public enjoyment 

of the district. By extending from the ground  level street frontage onto the landscaped 

podium courtyard, the green wall also provides a cohesive unifying element across 

different levels and elements of the building.  

The applicant followed direction given them by the Design Commission at the D esign 
Advice Request (D AR) in using predominantly brick as exterior cladding for the visible part 
of the proposed buildingõs end wall where it meets a shorter building to its west. The 
visibility of this end  wall is likely a long term condition as the neighborin g building shows 
no signs of forthcoming redevelopment. Because the end wall will be  visible from a variety 
of vantage points , the Commission had advised the applicant to use brick and to create 
visual interest with brick pattern ing. The applicant proposed  brick with a pattern of 
expansion joints to create interest. At the Design Review hearing, t he Commission 
expressed their opinion that the expansion joints did not go far enough in creating visual 
interest , and w ould have liked to have seen mo re texture and/or patterning. To address 
this concern, the Commission added a condition  to the  approval for  a pattern created by a  
½ brick reveal at the vertical expansion joints  on the west wall . 

With the following Condition of Approval these guidelines are met:  

¶ There shall be a recessed ½ brick reveal at the vertical expansion joints on the west 
end wall that is consistent with the pattern of expansion joints shown in the stamped 
drawings.  

A5 -3.  Enhance West Burnside Street. Enhance West Burnside Street as a bouleva rd by 

extending and improving its boulevard treatment and its environment for pedestrians west of 
the Park Blocks. This guideline may be accomplished by any or all of the following:  
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a.  Buffering and separating the sidewalk from vehicular traffic by introducin g street trees, 

plantings and protective bollards;  

b.  Enhancing the pedestrian promenade along Burnside and making it a linear focus for safe 
pedestrian activity by widening the space used by pedestrians and locating sidewalk cafes 

and food vendors in the wid er pedestrian space;  

c.  Maintaining visual contact and surveillance between the inside of buildings and the 

adjacent public right -of-way space of West Burnside Street;  

d.  Punctuating ground floors of buildings with many destination points such as entries for 

pedestrians and display windows;  
e.  Locating  driveways and garage entrances on side streets where feasible, rather than 

crossing sidewalks along West Burnside; or   

f.  Providing  pedestrian scale to buildings fronting the street by using awnings and/or 

balconies alon g the street.  

A7.  Establish and Maintain a Sense of Urban Enclosure.  Define public rights -of-way by 
creating and maintaining a sense of urban enclosure.  

A8.  Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent 

sidewalks to incre ase the space for potential public use.  Develop visual and physical 

connections into buildingsõ active interior spaces from adjacent sidewalks.  Use architectural 

elements such as atriums, grand entries and large ground -level windows to reveal important 

interior spaces and activities.  

B1.  Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for 

pedestrian travel where a public right -of-way exists or has existed. Develop and define the 

different zones of a sidewalk: building fron tage zone, street furniture zone, movement zone, and 

the curb. Develop pedestrian access routes to supplement the public right -of-way system 

through superblocks or other large blocks.  

B1 -1.  Provide Human Scale to Buildings along Walkways. Provide human sc ale and interest 

to buildings along sidewalks and walkways.  

B4.  Provide Stopping and Viewing Places.  Provide safe, comfortable places where people can 

stop, view, socialize and rest. Ensure that these places do not conflict with other sidewalk uses.  

C6.  Develop Transitions between Buildings and Public Spaces.  Develop transitions between 

private development and public open space. Use site design features such as movement zones, 
landscape elements, gathering places, and seating opportunities to develop tran sition areas 

where private development directly abuts a dedicated public open space.   

 

Findings for A5 -3, A7, A8, B1, B1 -1, B4, and C6:  The ground floor spaces of the 

proposed building include a diverse range of activities and uses ð extensive commercial  
retail space, lobbies, amenities, leasing office, garage entry, and pedestrian exits. D ue to 

the siteõs topography with a steep slope from SW Alder down to W Burnside the building 

can be said to have two ground floors. The upper ground floor along SW Alde r St 

contains leasing, mail, recycling and fitness spaces, a residential lobby, a bike lounge, a 

loading area, and a retail space at the corner of SW Alder and SW 16 th . The lower 

ground floor along W Burnside is occupied by retail spaces, and a secondary b uilding 
entry.  

The Goose Hollow Design Guidelines speak of a long term vision of W Burnside as a 

pedestrian friendly commercial boulevard. The proposed project will contribute to this 

evolution by providing an active frontage of commercial space along the entire Burnside 

ground floor and wrapping the corner to SW 16 th  Ave. The project will result in a 
widened sidewalk on W Burnside, expanding the existing 7õ to 15õ which will provide a 

greatly improved buffer from vehicle traffic for those walking along Bur nside. 

Alternating structural bays at grade along Burnside will be set back an additional 3õ 

creating an effectively 18õ sidewalk for approximately half the length of the building. The 
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parking garage and loading entries are located away from Burnside on SW  16 th  and 

Alder respectively.  

Visual contact and surveillance between the building interior and the public realm 
along W Burnside is enhanced by full ground floor storefront windows and tall oriel 

windows on the upper floors. The ground level is punctuate d with many destination 

points such as entries and display windows. The wider sidewalk and recessed spaces 

will invite pedestrians to stop and view. These recessed entries create semi -public 

/semi -private transition areas, a shelter from the weather, and a n opportunity for 

seating. The allocation of space on the buildingõs ground floor creates a strong 
opportunity for a café, brewery or restaurant space to locate in the building which has 

the potential to bring a great deal of vibrancy to W Burnside. The co mmercial unit at 

the prominent Alder and 16 th  corner also faces southeast, providing a desirable location 

for a potential café.  

All new sidewalks will conform to transportation (PBOT) standards with street trees 
enhancing the buffer zone for pedestrians a nd adding to the sidewalk ambiance in 

multiple ways including shade, visual interest and enclosure. While the proposal will 

result in a widening of the pedestrian right of way, the new building will also contribute 

to a sense of enclosure by coming up to t he sidewalk with high quality, well articulated 

7 and 8 story façades. The recesses located around entrances will contribute to an 

inviting and textured pedestrian experience. The Burnside façade will bring further 
texture and interest with projecting elem ents including 3õ bays on floors 3 through 8 

and canopies along the ground floor.  

The building will provide a human scale along the sidewalks with extensive storefront 

glazing, tactile materials and canopies. The buildingõs south fa­ade responds to the 

finer -grained urban context around it on SW Alder Street with a large step back in the 
center volume which visually breaks up the larger massing into smaller segments. The 

expanse of the buildingõs longest fa­ade facing W Burnside is broken down by 6 oriel 

projections.  

It should be noted that prior to the Design Review hearing Staff had concerns with the 

height of the Burnside ground floor, not tall enough and proportional to the height of 

the building, especially given the significant corridor that Burnside  is. Due to height 
constraints related to the construction type of the building and the siteõs challenging 

topography, Staff encouraged the applicants to explore ways to give the appearance of a 

taller ground without necessarily changing the location of th e floor plate. Potential 

solutions contemplated included raising the canopies or visually grouping the second 

floor residential windows with the ground floor storefronts into a two story expression.  

Despite the applicantõs opinion that the ground floor height at Burnside was 

appropriate, the team worked to find ways to ameliorate Staffõs concerns. The revised 

proposal brought before the Design Commission includes a higher canopy and taller 

glazing along Burnside. It also features oriel bays spanning from t he 3 rd  through the 8 th  

floor, whereas the original submittal featured bays from the 2 nd  to the 7 th  floor. Shifting 

the oriels, glazing, and canopies up has reduced the compression of the first floor and 
has improved the condition enough to merit approval.  

Overall the buildingõs ground floor has a good amount of active, pedestrian friendly 

uses, including commercial along most of the Burnside frontage as well as at the corner 

of SW Alder and SW 16 th  Ave. It also has design elements to provide a pleasant 

pedestrian experience on all sides of the building.  

These guidelines are met.  

 

A9.   Strengthen Gateways.  Develop and/or strengthen gateway locations.  
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A9 -1.  Provide a Distinct Sense of Entry and Exit.  When developing at gateway locations, 

provide a distinct se nse of entry and exit that relates to the special qualities of an area.  

B1 -2.  Orient Building Entries to Facilitate Transit Connections.  Orient primary building 
entries at pedestrian circulation points which conveniently and effectively connect pedestrian s 

with transit services.  

Findings for A9, A9 -1, and B1 -2:  The new building will contribute to a sense of entry 

and exit into the Goose Hollow neighborhood. Although not a designated gateway site, 

the new building will be prominent on the approach from the east along Burnside. The 

siteõs northeast corner is situated at the intersection of W Burnside and SW 16th  in an 
area connecting the eastern edge of the Goose Hollow District with Downtown along the 

Burnside corridor across the 405 overpass. The tall corne r massing is responsive to this 

prominence and presents a cohesive, well proportioned, and distinctive element.  

The subject site is also a bridge location between the Northwest (including the historic 

Alphabet District) and Goose Hollow Districts on its Bu rnside frontage. The north side 
of the building along Burnside will strengthen connections to this adjacent 

neighborhood by presenting a pedestrian friendly, active, and attractive environment. 

The improved pedestrian zone and active ground floor destinati ons will contribute to 

better connections between Goose Hollow and the Pearl District as well as between 

Goose Hollow and the Northwest District.  

The main residential entry on Alder is oriented to facilitate transit connections. The 
Alder lobby is convenie nt for MAX stations to the south which connect Goose Hollow to 

the rest of the City and metro area. The southeast corner is very visible from the MAX 

lines on both SW Morrison St and SW Yamhill St, thus an ideal location for retail 

activity. The commercial  space on this very visible corner will create an interesting and 

active area conducive to attracting even more activity. The design strengthens the 
neighborhood including routes to the Providence Park station area. With entries 

orientated to all three sid es, the proposal activates the pedestrian zone, creates a sense 

of enclosure, and enhances the sense of entry into the district.  

These guidelines are met.  

 

B2.  Protect the Pedestrian. Protect the pedestrian environment from vehicular movement. 
Develop int egrated identification, sign, and sidewalk -oriented night -lighting systems that offer 

safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical 

exhaust routing systems, and/or service areas in a manner that does not detr act from the 

pedestrian environment.   

B7.  Integrate Barrier -Free Design.  Integrate access systems for all people with the buildingõs 
overall design concept.  

C1-1.  Integrate Parking. Design surface parking and parking garage exteriors to visually 

integrat e with their surroundings. This guideline may be accomplished by any or all of the 

following:  

a.  Designing street facing parking garages to not express the sloping floors of the interior 

parking;  

b.  Designing the sidewalk level of parking structures to accommoda te active uses, display 

windows, public art or other features which enhance the structureõs relationship to 

pedestrians;  or  

c.  Accommodating vending booths along sidewalks adjacent to parking facilities when active 

ground level uses are not possible.   
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Findi ngs for B2, B7, and C1 -1:  Although the subject site features a challengingly 

steep sidewalk level change on 16th Ave where the grade drops significantly from Alder 

down to Burnside, transitions into the building and floor levels are designed to limit the 
need for ramps, and provide accessibility. Given the existing condition of an 8õ sidewalk 

on the Burnside frontage with no street trees, the proposal will create a safer and more 

pleasant pedestrian zone with the sidewalk widened to 15õ and planted with street trees. 

16 th  Ave will continue to include angled curbside parking and a new curb extension on 

the Alder corner.  

The main resident parking garage entry is located midblock along 16 th  Street. All of the 
parking will be underground although the loading a nd ADA van parking will be on the 

ground floor. These loading and van spaces are located in a small garage area accessed 

midblock along Alder Street. During the DAR for this pro ject , Commissioners 

encouraged the applicant to consider requesting an Adjustme nt to reduce loading 

spaces from 2 to 1 and relocating loading to the underground parking area. With both 
loading and parking consolidated and using only one curb cut on SW 16 th , the amount 

of ground floor frontage dedicated to pedestrian unfriendly vehicl e access would be 

reduced. Such a change would improve the urban vitality of the site, especially on SW 

Alder.  

The site is challenging in terms of size, shape, and topography and the applicant noted 

several limitations with moving loading and ADA parking to the underground parking 
area. One was the garage entry clearance needed for loading and ADA van access. It 

was not feasible to increase the garage clearance without tipping the project into costly 

high rise construction. Another was that the slope on 16 th  makes it impractical for 

wheeling out a trash dumpster. 16 th  Avenue features a 13õ drop from Alder to Burnside, 

over 148õ block length, whereas Alder is flat and has no difficult-to-maneuver cross 
slope.  

While acknowledging the site constraints, Commiss ioners present at the DAR requested 

that the applicant continue to explore ways to shrink the width of the Alder opening 

from 20õ to 10õ by relocating loading and ADA van access to the parking area and using 

Alder solely for trash. Should that be impossibl e, the Commissioners asked that at a 

minimum, the width of the proposed loading zone frontage be contracted along Alder.  

While the applicant explored ways to satisfy the Commissionõs directive, the loading was 

not moved underground. The applicant provided detailed information to Staff about the 

various reasons the parking and loading were located as they are in the final  proposal. 

These include all of the physical challenges of the site already noted. In addition, it was 

the desire of the applicant to creat e viable , well sized commercial spaces while still 
providing all the back and front of house program for the residential building including 

residential parking, bike parking and recycle areas in such a small awkward shaped 

footprint. As to not group all th e back of house/service space and main parking 

entry  together and blight a larger section of one side, these were spread apart on 

separate sides to lessen the impact.  

The applicant noted that for the project to be economically viable, the building had to  be 
under the OSSC code high rise limit with the highest occupied floor not over 75õ. In the 

final  configuration, all the stories were reduced to a minimum and are below standard 

in height. The proposed main parking garage entry has a resulting head clearan ce of 

only 7õ-6ó. This is too low for loading and ADA van parking which need 10õ-0ó and 8õ-2ó 

respectively.  

As mitigation, the portions of the façade that cannot be active due to parking and 

loading entrances will visually integrate with the building by u sing high -quality, 

attractive materials. The swinging garage and loading doors will be clad in a woven steel 

mesh to create visual interest for pedestrians. Garage and loading entrances are also 

placed in optimal locations. The garage entrance is located o n the least prominent 
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frontage and away from the two corners. The loading entry is towards the center of the 

block on the Alder frontage, allowing the residential lobby and its dramatic storm water 

podium to dominate the Alder façade.  

At the April 20 th design review hearing the Commission expressed some concern 
regarding the Alder St frontage. The Commission found that with several inactive 
elements grouped together in the buildingõs southwest corner ð the loading, the generator 
louver, and an exit door ð this would be a less safe portion of the buildingõs fa­ade. 
Because of this, the Commission did not feel it was a desirable location for deep niches. 
To address this concern, the Commission conditioned the approval with a reduction in the 
depth of niches i n front of the loading doors and generator louver.  

Overall, with the addition of the below condition, the proposed design creates active 

vibrant street frontage s with a significant amount of active commercial space around all 

three sides despite the chall enging site complexities.  

With the following Condition of Approval these guidelines are met:  

¶ On the Alder façade, the mechanical louvers and garage doors shall be placed  18" 
forward of  where they are shown in the stamped exhibits.  

 

B6.  Develop Weather Pr otection.  Develop integrated weather protection systems at the 

sidewalk -level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection, and 

sunlight on the pedestrian environment.  

B6 -1.   Provide Outdoor Lighting at Human Scale. Provid e outdoor lighting at a human scale 
to encourage evening pedestrian activity.  

C1-2.  Integrate Signs and Awnings. Integrate signs and awnings to be complementary and 

respectful of a buildingõs architecture. This guideline may be accomplished by any or all of the 

following:  

a.  Placing signs and awnings to fit with and respect a buildingõs architecture. 

b.  Avoiding large, excessively illuminated or freestanding signs that contribute to visual 
clutter;  or  

c.  Integrating with a buildingõs design an exterior sign program/system for flexible sidewalk 

level space that accommodates changing tenants.  

C12.  Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural 

components with the buildingõs overall design concept. Use exterior lighting to highlight the 
buildingõs architecture, being sensitive to its impacts on the skyline at night.  

Findings for B6, B6 -1, C1 -2, and C12:   Projecting canopies are integrated into the 

design on all three elevations to provide shade and rain protection along sidewalk s. The 

exterior lighting will focus on the sidewalk level and roof terrace illumination, 

complement the architectural elements, and light sources will be concealed as much as 

possible. The buildingõs canopies will incorporate down lights and will illuminate 
frontages and sidewalks. There will be recessed down lights at all entries and at the 

terrace roof soffit.  

These guidelines are met.  

 

C1.  Enhance View Opportunities.  Orient windows, entrances, balconies and other building 

elements to surrounding points of interest and activity. Size and place new buildings to protect 

existing views and view corridors. Develop building façades that create visual connections to 

adjacent public spaces.   

C10.  Integrate Encroachments. Size and place encroachments in the publ ic right -of-way to 
visually and physically enhance the pedestrian environment. Locate permitted skybridges 
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toward the middle of the block, and where they will be physically unobtrusive. Design 

skybridges to be visually level and transparent.  

C11.  Integrat e Roofs and Use Rooftops.  Integrate roof function, shape, surface materials, 
and colors with the buildingõs overall design concept. Size and place rooftop mechanical 

equipment, penthouses, other components, and related screening elements to enhance views o f 

the Central Cityõs skyline, as well as views from other buildings or vantage points. Develop 

rooftop terraces, gardens, and associated landscaped areas to be effective stormwater 

management tools.     

Findings for C1, C10, and C11:   The buildingõs large ground floor storefront windows 
and glazed door entries visually connect and activate sidewalks to interiors. The upper 

story glazed oriel windows projections will offer views for residents and are sized so as 

not to detract from the pedestrian areas below . While a tall building that provides views 

from its upper stories, the building will not rise so high as to diminish views from other 

parts of the Goose Hollow neighborhood.  

A resident amenity clubroom and a roof deck are integrated into the top floor. No t only 

will this be an active amenity space and offer panoramic views of Portland and the West 

hills for residents, it will activate the skyline and create visual interest from 

surrounding buildings and streets.  

The podium courtyard roof at level 3 integra tes storm water management with a rich 

rooftop garden. This courtyard will be fully landscaped with trees, shrubs and plants 
edge to edge for the benefit of all the units looking down around the courtyard.  The 

primary roof will include a typical staircase  and elevator overrun penthouse, 

mechanical penthouse and screened mechanical equipment. Their material and design 

are visually integrated with the building.  

These guidelines are met.  

 

C7.  Design Corners that Build Active Intersections.  Use design elemen ts including, but not 

limited to, varying building heights, changes in façade plane, large windows, awnings, 

canopies, marquees, signs and pedestrian entrances to highlight building corners. Locate 

flexible sidewalk -level retail opportunities at building c orners. Locate stairs, elevators, and 

other upper floor building access points toward the middle of the block.   

Findings for C7:  The proposed buildingõs two corners are designed to activate the 

surrounding area. Both the 16 th  and Burnside corner and the 16 th  and Alder corner will 

be active, vibrant commercial corners. Their retail uses will feature large storefront 

windows, weather protection and lighting which will draw attention to the corners. They 

will be highly transparent as well as visually and phy sically engaging corners that can 
serve as active hubs to the neighborhood.  

The southeast corner at Alder and 16 th  is highly visible to transit as it is located less 

than 300 feet from the Max westbound line. Riders passing by can clearly see the 

subject s ite, and the southeast corner in particular. This corner goes beyond a 

residential feel and creates activity at both the ground level and above. The penthouse 

level amenity lounge and roof terrace located in this corner further highlight and bring 
addition al activation to this corner. The ground floor corner at Burnside and 16 th  is 

highly glazed, featuring commercial space. The design highlights the acute corner, a 

distinctive characteristic of the site.  

These guidelines are met.  

 
C8.  Differentiate the Sid ewalk -Level of Buildings. Differentiate the sidewalk -level of the 

building from the middle and top by using elements including, but not limited to, different 

exterior materials, awnings, signs, and large windows.  
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C9.  Develop Flexible Sidewalk -Level Spaces . Develop flexible spaces at the sidewalk -level of 

buildings to accommodate a variety of active uses.  

Findings for C8 and C9: The sidewalk level of the building is differentiated with wider 
and taller window openings, as well as a change in rhythm, scale a nd composition, and 

alternating recessed setbacks. Canopies separate the upper and lower facades. The 

ground floor commercial shell spaces are designed for flexibility and robustness to allow a 

variety of uses and arrangements.  

These guidelines are met.  

 

 

(2) MODIFICATION REQUESTS (33.825)  

 

33.825.040 Modifications That Will Better Meet Design Review Requirements:  

The review body may consider modification of site -related development standards, including 
the sign standards of Chapters 32.32 and 32.34 of the Sig n Code, as part of the design review 

process.  These modifications are done as part of design review and are not required to go 

through the adjustment process.  Adjustments to use -related development standards (such as 

floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are 

required to go through the adjustment process.  Modifications that are denied through design 

review may be requested as an adjustment through the adjustment process.  The review body 
will appr ove requested modifications if it finds that the applicant has shown that the following 

approval criteria are met:  

 

A. Better meets design guidelines.   The resulting development will better meet the 

applicable design guidelines; and  
 

B.  Purpose of the standa rd.   On balance, the proposal will be consistent with the purpose of 

the standard for which a modification is requested.  

 

The following modification is requested:  

 
Modification #1: Required building lines, PZC 33.510.215 ð reduce the required building 

setb ack on W Burnside from 10õ to 0õ. 

Purpose Statement : Required building lines are intended to enhance the urban quality of 

the Central City plan district.  

Standard: 33.510.215.C ð On West Burnside between 10th and 21st Avenues, the special 

building line is 10õ from the  street lot line along W Burnside.  

A. Better meets design guidelines.  The resulting development will better meet the applicable 
design guidelines; and  

B. Purpose of the standard.  On balance, the proposal will be consistent with the purpose of  
the standard for which a modification is requested.  

 Findings:  The purpose of the regulation is to provide a high quality urban experience 

in the Central City. The proposed reduction in setback from 10õ to 0õ will better meet 

this purpose by allowing the  building to provide a strong urban edge and enclosure 
along the sidewalk. With the required 7' PBOT dedication combined with an existing 8õ 

sidewalk, the project will already result in a 15õ sidewalk along this stretch of W 

Burnside. If not modified, the total sidewalk and bonus public space required by the 

special building line standard would equal a 25õ expanse between the new building and 

the curb, detracting from the urban quality of the area which consists of a continuous 
street wall in the surroundin g frontages.  
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The project has been before the Commission in the form of a Design Advice Request 

(DAR) in November of 2016. Design Commissioners present  discussed whether a 25õ 

sidewalk/public space could be desirable and successful in this location. There w as 
some initial sentiment that it could work to create a destination, but eventually all of 

the Commissioners present agreed that setting the building back 25õ from the curb 

would prevent the building from creating a street wall and a sense of urban enclos ure 

along this stretch of W Burnside. As such, a reduced building setback along Burnside 
would better meet guidelines, A7. Establish and Maintain a Sense of Urban Enclosure  

and A8. Contribute to a Vibrant Streetscape . 

 This Modification merits approval.  

 

(3) DESIGN EXCEPTION REQUEST (OSSC/32/#1)  
 

Windows that project into the public right -of-way have a m inimum required separation of 12 
feet measured from other projecting window elements on the same elevation or plane of wall. 

When approved through design revie w, the separation may be less.  The proposal includes the 

following projecting windows that are separated by less than the 12õ required: 

 

Á North Elevation ð six bays, with 10õ separation between bays.  

 
A.  Projection. Maximum projection of 4 feet into the righ t -of-way including trim, eaves and 

ornament.  

Findings:   The maximum projection is less than 4õ-0ó.  This Criterion is met.  

 

B. Clearance . Clearance above grade as defined in Chapter 32, Section 3202.3.2 of the current 

Oregon Structural Specialty Code. (The  2004 edition of the Oregon Structural Specialty Code 
states that no projection is allowed for clearances less than 8 feet above grade. For clearances 

above grade greater than 8 feet, 1 inch of projection is allowed for each additional inch of 

clearance, p rovided that no such projection shall exceed a distance of 4 feet.)  

Findings:   The bays are above the minimum clearances above grade of 8õ. This Criterion is 
met.  

 

C. Area. Maximum wall area of all windows which project into public right -of-way on a wall i s 

40% of the wallõs area. 

Findings:   Projecting wall areas are under 40%. This Criterion is met.  

 

D. Wall Length. Maximum width of any single window which projects into public right -of-way 
is 50% of its building wall length.  

Findings:  Projecting wall lengt hs are under 50%. This Criterion is met.  

 

E. Window Area. Minimum of 30% window area at the face of the projecting window element. 

Projections greater than 2 feet 6 inches must have windows at all sides. Required side windows 

must be a minimum of 10% of si de walls.  
 
Findings:  Windows areas exceed 30% on all projecting wall faces. This Criterion is met.  

 

F. Width. Maximum width of 12 feet for each projecting window element. When approved 

through Design Review, the width may vary provided the area of all wind ows on a wall which 

project into public right of way does not exceed 40% of the wallõs area and the width of any 
single projecting window element does not exceed 50% of its building wallõs length. 
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Findings:   Window bay widths are under the maximum of 12 f eet wide. This Criterion is 

met.  

 

G. Separation. Minimum separation of 12 feet measured from other projecting window 
elements on the same elevation or plane of wall. When approved through Design Review, 

required separation may vary provided the area of all  projecting window elements on a wall 

does not exceed 40% of the wallõs area and the width of any single projecting window element 

over the right -of-way does not exceed 50% of its building wallõs length. 

 
Findings:   This criterion only applies to the North  Elevation, which has six oriel 

projections. The separation between the oriels is 10õ-0ó. The proposal includes oriel 

windows along W Burnside that meet the Code Guide with the exception of the minimum 

12õ-0ó separation requirement. The applicant has requested a Modification to this standard 

to allow oriel windows along W Burnside to be separated by a minimum of 10õ-0ó. 

While this Criterion is not met, an exception is approvable with (1) compliance with 
standards C and D, and (2) a favorable recommendation through Design Review.  

Standards C and D are met.  With regard to Design Review consideration, the oriel 

projections are an important part of the buildingõs relationship with other buildings along 

W Burnside.  

As they are currently proposed, the oriel bay s are an integral part the buildingõs cohesion. 
With additional separation, the W Burnside façade would greatly detract from architectural 

coherency. The 10õ-0ó interval between them cannot be increased without the W Burnside 

façade making a sharp departur e from the window rhythm of the buildingõs other two 

primary facades.  

During the projectõs DAR, the Design Review Commission acknowledged that the oriels are 

a significant line in this buildingõs wall plane along W Burnside, and agreed that the oriels 
could project over the property line and into the 15õ sidewalk zone by 3õ as proposed with a 

10õ-0ó separation between bays. 

The present design better meet Guidelines A4.  Use Unifying Elements,  A5. Enhance, 
Embellish and Identify Areas, A5 -3. Enhance West Bu rnside Street by Extending and 
Improving Its Boulevard Treatment, and C5 -2. Design for Coherency.   

Approval of this requested exception is granted.  

Note: PBOT stated that it has no objections to this Modification.  

 

DEVELOPMENT STANDARD S  
 

Unless specifica lly required in the approval criteria listed above, this proposal does not have to 

meet the development standards in order to be approved during this review process.  The plans 

submitted for a building or zoning permit must demonstrate that all development  standards of 

Title 33 can be met, or have received an Adjustment or Modification via a land use review prior 
to the approval of a building or zoning permit.  

 

CONCLUSIONS  
 
The design review process exists to promote the conservation, enhancement, and conti nued 

vitality of areas of the City with special scenic, architectural, or cultural value. The proposal 

employs a highly active ground floor program, high quality materials and a captivating design 

to create a building that will contribute to a thriving ped estrian area. This site will be an 

informal gateway connecting Goose Hollow with adjacent districts and be highly visible to 
transit riders. The design offers texture and variation along its three primary facades and will 

enhance the character of the area.  The applicable design guidelines and the Modification 
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approval criteria have been  met with the proposed design  with the conditions added by the 

Design Commission at the April 20, 2017 hearing regarding the depth of niches on the Alder 

frontage and brick d etailing on the west end wall.  
 

DESIGN COMMISSION DE CISION  
 
It is the decision of the Design Commission to approve Design Review  for a 7 -8 story mixed -

use building in the Goose Hollow Subdistrict of the Central City Plan District with 138 

residential units , 5,924 SF of ground floor commercial space, 83 below -grade parking spaces.  

 

Approval of the following Modification  and Exception : 

¶ Required Building Lines  ð To reduce the required building setback on W Burnside from 10õ 

to 0õ (PZC 33.510.215). 

¶ Minimum Sepa ration of Projecting Elements  ð To reduce the required separation from 12õ to 

10õ for projecting oriel bays on W Burnside (Chapter 32 ð Oregon Structural Specialty 
Code). 

 

Approvals per Exhibits C.1 -C-68 , signed, stamped, and dated April 20, 2017 , subject to the 

following conditions:  

 

A.  As part of the building permit application submittal, the following development -related 
conditions (B ð F) must be noted on each of the 4 required site plans or included as a sheet 

in the numbered set of plans.  The sheet on w hich this information appears must be 

labeled òZONING COMPLIANCE PAGE- Case File LU 16 -284672  DZM .  All requirements 

must be graphically represented on the site plan, landscape, or other required plan and 

must be labeled òREQUIRED.ó 

B.  At the time of building  permit submittal, a signed Certificate of Compliance form 
(https://www.portlandoregon.gov/bds/article/623658 ) must be submitted to ensure the 

permit plans comply with the Design/Historic Re source Review decision and approved 

exhibits.  

 

C.  No field changes allowed.  
 

D.  If the utility vault cannot be subterranean in the abutting public right -of-way pursuant to 

PBOT and PGE standards, its location within the building shall be subject to a future Typ e 

II Design Review. If a Type II Design Review is required, it must be approved prior to 

issuance of any building permit.  

 
E.  On the Alder façade, the mechanical louvers and garage doors shall be placed  18" forward 

of where they are shown in the stamped C exhibits.  

 

F.  There shall be a recessed ½ brick reveal at the vertical expansion joints on the west end 

wall that is consistent with the pattern of expansion joints shown in the stamped drawings.  

 

 

==============================================  

 

 

By:  _____________________________________________ 
David Wark, Design Commission Chair  

  

https://www.portlandoregon.gov/bds/article/623658
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Application Filed:  December 12, 2016  Decision Rendered: April 20, 2017  

Decision Filed: April 21, 2017  Decision Mailed: May 5, 2017  

 
About this Decision. This land use decision is no t a permit  for development.  Permits may 

be required prior to any work.  Contact the Development Services Center at 503 -823 -7310 for 

information about permits.  

 

Procedural Information.   The application for this land use review was submitted on 

December 12,  2016 , and was determined to be complete on March 6, 2017 . 
 
Zoning Code Section 33.700.080  states that Land Use Review applications are reviewed under 

the regulations in effect at the time the application was submitted, provided that the 

application is com plete at the time of submittal, or complete within 180 days.  Therefore this 

application was reviewed against the Zoning Code in effect on December 12, 2016 . 

 
ORS 227.178  states the City must issue a final decision on Land Use Review applications 

within 12 0-days of the application being deemed complete.  The 120 -day review period may be 

waived or extended at the request of the applicant.  In this case, the applicant did not waive or 

extend the 120 -day review period.  The 120 days expire on:  July 4 , 2017.  

  

Some of the information contained in this report was provided by the applicant.  
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the 

applicant to show that the approval criteria are met.  This report is the final deci sion of the 

Design Commission with input from other City and public agencies.  

 

Conditions of Approval.   This approval may be subject to a number of specific conditions, 
listed above.  Compliance with the applicable conditions of approval must be documented  in 

all related permit applications.  Plans and drawings submitted during the permitting process 

must illustrate how applicable conditions of approval are met.  Any project elements that are 

specifically required by conditions of approval must be shown on the plans, and labeled as 

such.  

 
These conditions of approval run with the land, unless modified by future land use reviews.  

As used in the conditions, the term òapplicantó includes the applicant for this land use review, 

any person undertaking developmen t pursuant to this land use review, the proprietor of the 

use or development approved by this land use review, and the current owner and future 

owners of the property subject to this land use review.  
 

Appeal of this decision.   This decision is final unless  appealed to City Council, who will hold a 

public hearing.  Appeals must be filed by 4:30 pm on May 19, 2017  at 1900 SW Fourth Ave.  

Appeals can be filed at the 5 th  floor reception desk of 1900 SW 4 th  Avenue Monday through 

Friday between 8:00 am and 4:30 p m.  Information and assistance in filing an appeal is 

available from the Bureau of Development Services in the Development Services Center or the 
staff planner on this case.  You may review the file on this case by appointment at, 1900 SW 

Fourth Avenue, Su ite 5000, Portland, Oregon 97201.  Please call the file review line at 503 -

823 -7617 for an appointment.  

 

If this decision is appealed, a hearing will be scheduled and you will be notified of the date and 
time of the hearing.  The decision of City Council i s final; any further appeal is to the Oregon 

Land Use Board of Appeals (LUBA).  

 

Upon submission of their application, the applicant for this land use review chose to waive the 

120 -day time frame in which the City must render a decision.  This additional ti me allows for 

any appeal of this proposal to be held as an evidentiary hearing, one in which new evidence 
can be submitted to City Council.  
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Who can appeal:   You may appeal the decision only if you have written a letter which was 

received before the close of the record at the hearing or if you testified at the hearing, or if you 
are the property owner or applicant.  Appeals must be filed within 14 days of the decision .  An 

appeal fee of $5,000 .00  will be charged.  

 

Neighborhood associations may qualify for a  waiver of the appeal fee.  Additional information 

on how to file and the deadline for filing an appeal will be included with the decision.  

Assistance in filing the appeal and information on fee waivers are available from the Bureau of 
Development Service s in the Development Services Center, 1900 SW Fourth Ave., First Floor.    

Fee waivers for neighborhood associations require a vote of the authorized body of your 

association.  Please see appeal form for additional information.  

 

Recording the final decisio n.    
If this Land Use Review is approved the final decision must be recorded with the Multnomah 

County Recorder. A few days prior to the last day to appeal, the City will mail instructions to 

the applicant for recording the documents associated with their final land use decision.  

 

¶ Unless appealed,  The final decision may be recorded on or after May 22, 2017   

 

¶ A building or zoning permit will be issued only after the final decision is recorded.  
 

The applicant, builder, or a representative may record the final  decision as follows:  
 

¶ By Mail:  Send the two recording sheets (sent in separate mailing) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to:  

Multnomah County Recorder, P.O. Box 5007, Portland OR  97208.  The recording fee is 

identified on the recording sheet.  Please include a self -addressed, stamped envelope.   

 

¶ In Person:  Bring the two recording sheets (sent in separate mailing) and the final Land Use 
Review decision with a check made payable to the Mul tnomah County Recorder to the 

County Recorderõs office located at 501 SE Hawthorne Boulevard, #158, Portland OR  

97214.  The recording fee is identified on the recording sheet.  

 

For further information on recording, please call the County Recorder at 503 -988 -3034  

For further information on your recording documents please call the Bureau of Development 
Services Land Use Services Division at 503 -823 -0625.   

 

Expiration of this approval.   An approval expires three years from the date the final decision 

is rend ered unless a building permit has been issued, or the approved activity has begun.  

 
Where a site has received approval for multiple developments, and a building permit is not 

issued for all of the approved development within three years of the date of the  final decision, a 

new land use review will be required before a permit will be issued for the remaining 

development, subject to the Zoning Code in effect at that time.  

 

Zone Change and Comprehensive Plan Map Amendment approvals do not expire.        
 

Appl ying for your permits.   A building permit, occupancy permit, or development permit must 

be obtained before carrying out this project.  At the time they apply for a permit, permittees 

must demonstrate compliance with:  

¶ All conditions imposed here.  

¶ All applic able development standards, unless specifically exempted as part of this land use 
review.  
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¶ All requirements of the building code.  

¶ All provisions of the Municipal Code of the City of Portland, and all other applicable 
ordinances, provisions and regulations o f the City.  

    

The Bureau of Development Services is committed to providing equal access to 
information and hearings.  Please notify us no less than five business days prior 
to the event if you need special accommodations. Call 503 -823 -7300 (TTY 503 -
823 -6868).  
 

 

 

 
 

EXHIBITS  ð NOT ATTACHED UNLESS INICATED  

 

A. Applicantõs Submittal 

1.  Applicantõs Project Narrative, 3/7/2017 
2.  Original plan set ð NOT APPROVED/reference only 12/7/2016  

3.  Second plan set ð NOT APPROVED/reference only 3/8/2017  

4.  Third plan set ð NOT APPROVED /reference only 3/24/2017  

5.  Options for W Burnside ground floor ð NOT APPROVED/reference only 4/14/2017  

B.  Zoning Map (attached)  

C. Plan & Drawings  
1.  Cover Sheet  

2.  Table of Contents  

3.  Vicinity Plan  C.1  

4.  Site Plan C.2  

5.  Level 1: Burnside Street C.3 (attached)  
6.  Level P1: Ba sement C.4  

7.  Level 2: Alder Street C.5 (attached)  

8.  Level 3: Podium C.6  

9.  Levels 4 -7 C.7  

10.  Level 8: Top Floor & Roof Terrace C.8  

11.  Roof Plan C.9  
12.  Elevation: South/Alder C.10 (attached)  

13.  Elevation: East/16TH C.11 (attached)  

14.  Elevation: North/Burnside C.12 (attached)  

15.  Elevation: West/Party Wall C.13 (attached)  

16.  Elevation: Courtyard C.14  
17.  Section A: South -North C.15  

18.  Section B: West -East C.16  

19.  Section C: North -South C.17  

20.  Section D: West -East C.18  

21.  Enlarged Elevation: SW Alder Street C.19  

22.  Enlarged Elevation: SW Alder Street C.20  
23.  Enlarged Elevation: SW Alder Street C.21  

24.  Enlarged Elevation: SW Alder Street C.22  

25.  Enlarged Elevation: SW Alder Street C.23  

26.  Enlarged Elevation: SW 16TH Avenue C.24  

27.  Enlarged Elevation: SW 16TH Avenue C.25  
28.  Enlarged Elevation: West Burnside Street C.26  

29.  Enlarge d Elevation: West Burnside Street C.27  

30.  Enlarged Elevation: West Burnside Street C.28  

31.  Enlarged Elevation: SW 17TH Avenue C.29  
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32.  Enlarged Elevations: Penthouse C.30  

33.  Exterior Detail : Garage Door  C.31  

34.  Exterior Detail: Metal Panel Spandrel C.32  
35.  Exterior Detail: Brick Spandrel  C.33 

36.  Exterior Detail: Sidewalk Canopy  C.34 

37.  Exterior Detail: Sidewalk Canopy  C.35 

38.  Exterior Detail: Level 8 Roof Terrace  C.36 

39.  Exterior Detail: 16 th  Street Sidewalk  C.37 

40.  Exterior Detail: Metal Parapet  C.38  
41.  Exterior Materials C.39  

42.  Exterior Materi als: Windows  C.40  

43.  Exterior Materials: Greenscreen  C.41  

44.  Landscape: At Grade Planting Plans C.42  

45.  Landscape: Level 3 Podium Construction Plan C.43  
46.  Landscape: Level 3 Podium Planting Plan C.44  

47.  Landscape: Details C.45  

48.  Landscape: Details  C.46  

49.  Landscape: Planting  Palette C.47  

50.  Landscape: Planting Palette C.48  

51.  Lighting Pl an: Level 1 Burnside Street C.49  
52.  Lighting Plan: Level 2 Alder Street C. 50  

53.  Lighting Plan: Level 3 Podium C.5 1 

54.  Lighting C.5 2 

55.  Civil: Existing Survey C.53  

56.  Civil: Existing Land Title & Utilities C.5 4 
57.  Civ il: Proposed Sidewalk Improvements C.5 5 

58.  Civil: Proposed Sidewalk Improvements Details C.5 6 

59.  Civil: Utility Plans C.5 7 

60.  Civil: Stormwater Detail C.5 8 

61.  Cutsheets: Guardrails C.5 9 

62.  Cutsheets: Roof Materials C. 60  
63.  Perspective: Alder Aerial East View App.1  

64.  Perspecti ve: SW 16TH & Alder Aerial App.2  

65.  Perspective: SW 16TH & Alder Night View App.3  

66.  Perspective: SW 16TH & Burnside Aerial App.4  

67.  Birdseye To Southwest App.5  
68.  Context: Site App.6  

69.  Context: Burnside Views App.7  

70.  Con cept Development: Massing App.8  

71.  Concept Development : Massi ng App.9  

72.  Concept De velopment: Material Study App.10  

73.  FAR Fl oor Plan Diagram: Level 1 App.11  
74.  FAR Fl oor Plan Diagram: Level 2 App.12  

75.  FAR Floor  Plan Diagram: Levels 3 -4 App.13  

76.  FAR Floor  Plan Diagram: Levels 5 -7 APP.14  

77.  FAR Fl oor Plan Diagram: Level 8 APP .15  

78.  FAR Floor  Plan Diagram: Level Roof APP.16  
79.  Ground Floo r Window Area Calculation APP.17  

80.  Oriel Window Projections: North APP.18  

81.  Bike Parking APP.19  

D.  Notification information:  

1.  Request for response  

2.  Posting letter sent to applicant  
3.  Notice to be posted  

4.  Applic antõs statement certifying posting 
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5.  Mailed notice  

6.  Mailing list  

E.  Agency Responses:   
1.  Bureau of Transportation Engineering and Development Review  

2.  Life Safety Division of the Bureau of Development Services  

3.  Fire Bureau  

4.  Bureau of Environmental Services  

5.  Water Bureau  

6.  Site Development Review Section of the Bureau of Development Services  
F. Letters: None received  

G. Other  

1.  Original LUR Application  

2.  Pre-Application Conference notes, EA 16 -231735 PC, 9/ 26 / 2016  

3.  DAR Summary Memo, EA 16 -258120 DA, 11/ 10 / 2016  
4.  Request for Compl eteness with BES, Site Development & PBOT responses, 12/19/ 2016  

5.  Incomplete letter, 1/10/ 2017  

6.  Request for Evidentiary Hearing and Waiver of Right to Decision within 120 Days, 

12/7/2016  

H.  Received at or after hearing on April 20, 2017  

1.  Staff Report, 4/ 7/201 7 
2.  Staff Memo to Commission, 4/ 13 /2017  

3.  Staff Presentation, 4/2 0/2017  

4.  Testifier List, 4/20/2017  

 

 



  

 

 



  

 

 



  

 
 



  

  



  

  


